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3. Project Impacts 

a) Thresholds of Significance 

In accordance with Appendix G of the CEQA Guidelines, a project would have a 

significant impact related to air quality if it would: 

Threshold (a): Conflict with or obstruct implementation of the 
applicable air quality plan; 

Threshold (b): Result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is 
non-attainment under an applicable federal or state 
ambient air quality standard; 

Threshold (c): Expose sensitive receptors to substantial pollutant 
concentrations; or 

Threshold (d): Result in other emissions (such as those leading to 
odors) adversely affecting a substantial number of 
people. 

For this analysis, the Appendix G Thresholds are relied upon. The analysis utilizes 

factors and considerations identified in the 2006 L.A. CEQA Thresholds Guide, as 

appropriate, to assist in answering the Appendix G Threshold questions. The 

factors to evaluate air quality impacts are listed below: 

 Combustion Emissions from Construction Equipment 

– Type, number of pieces, and usage for each type of construction equipment; 

– Estimated fuel usage and type of fuel (diesel, natural gas) for each type of 
equipment; and 

– Emission factors for each type of equipment. 

 Fugitive Dust: Grading, Excavation and Hauling 

– Amount of soil to be disturbed on-site or moved off-site; 

– Emission factors for disturbed soil; 

– Duration of grading, excavation and hauling activities; 

– Type and number of pieces of equipment to be used; and 

– Projected haul route. 

 Fugitive Dust: Heavy-Duty Equipment Travel on Unpaved Roads 

– Length and type of road; 

– Type, number of pieces, weight and usage of equipment; and 

– Type of soil. 



IV.A Air Quality 

656 South San Vicente Medical Office Project City of Los Angeles 
Draft Environmental Impact Report June 2021 

IV.A-33 

 Other Mobile Source Emissions 

– Number and average length of construction worker trips to project site, per 
day; and 

– Duration of construction activities. 

While these factors are important inputs in determining the amounts and nature of 

air pollution emissions generated by a project during construction, construction air 

quality emissions are evaluated in consideration of the criteria set forth by 

SCAQMD. Pursuant to the CEQA Guidelines (Section 15064.7), a lead agency 

may consider using, when available, significance thresholds established by the 

applicable air quality management district or air pollution control district when 

making determinations of significance. For purposes of this analysis, the City has 

determined to assess the potential air quality impacts of the Project in accordance 

with the most recent thresholds adopted by SCAQMD in connection with its CEQA 

Air Quality Handbook, Air Quality Analysis Guidance Handbook, and subsequent 

SCAQMD guidance, as discussed below, and this assessment satisfies the 

considerations raised in the 2006 L.A. CEQA Thresholds Guide.45 

Consistency with Applicable Air Quality Plans. In accordance with the 

SCAQMD’s CEQA Air Quality Handbook, the following criteria were used to 

evaluate the Project’s consistency with the SCAQMD’s 2016 AQMP and the City’s 

General Plan Air Quality Element: 

 Criterion 1: Will the Project result in any of the following: 

– An increase in the frequency or severity of existing air quality violations; or 

– Cause or contribute to new air quality violations; or 

– Delay timely attainment of air quality standards or the interim emission 
reductions specified in the AQMP. 

 Criterion 2: Will the Project exceed the assumptions utilized in preparing the 
AQMP? 

The Project’s potential impacts with respect to these criteria are discussed to 

assess the consistency with the SCAQMD’s 2016 AQMP and applicable City 

General Plan Air Quality Element plans and policies. 

Construction and Operational Emission Air Quality Standards. A significant 

impact may occur if a project would add a cumulatively considerable contribution 

                                            
45 While the SCAQMD CEQA Air Quality Handbook contains significance thresholds for lead, 

Project construction and operation would not include sources of lead emissions and would not 
exceed the significance thresholds for lead. Unleaded fuel and unleaded paints have virtually 
eliminated lead emissions from commercial land use projects such as the Project. As a result, 
lead emissions are not further evaluated in this Draft EIR. 
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of a federal or State non-attainment pollutant. The Air Basin is currently in non-

attainment for ozone, PM10, PM2.5, and lead (which is only in non-attainment for 

the Los Angeles County portion of the Basin).46 SCAQMD methodology 

recommends that significance thresholds be used to determine the potential 

cumulative impacts to regional air quality along with a project’s consistency with 

the current AQMP. 

SCAQMD has established numerical significance thresholds for construction and 

operational activities. The numerical thresholds are based on the recognition that 

the Air Basin is a distinct geographic area with a critical air pollution problem for 

which ambient air quality standards have been promulgated to protect public 

health.47 Given that construction impacts are temporary and limited to the 

construction phase, SCAQMD has established numerical significance thresholds 

specific to construction activity. Based on the thresholds in the SCAQMD CEQA 

Air Quality Handbook, the Project would potentially result in a significant impact of 

a federal or State non-attainment pollutant if emissions of ozone precursors (VOC 

and NOx), PM10, or PM2.5 would exceed the values shown in Table IV.A-5, 

SCAQMD Regional Emissions Thresholds.48 

TABLE IV.A-5 
SCAQMD REGIONAL EMISSIONS THRESHOLDS (POUNDS PER DAY) 

Activity VOC NOx CO SO2 PM10 PM2.5 

Construction 75 100 550 150 150 55 

Operation 55 55 550 150 150 55 

SOURCE: SCAQMD, SCAQMD Air Quality Significance Thresholds, April 2019. 

 

Localized Emission Impacts on Sensitive Receptors. In addition, SCAQMD 

has developed a methodology to assess the potential for localized emissions to 

cause an exceedance of applicable ambient air quality standards or ambient 

concentration limits. Impacts would be considered significant if the following would 

occur: 

 Maximum daily localized emissions of NOx and/or CO during construction or 
operation are greater than the applicable localized significance thresholds, 

                                            
46  SCAQMD has the Partial Nonattainment designation – Los Angeles County portion of the 

Basin resulted from localized emissions from the two sources in the City of Vernon and the 
City of Industry that are no longer in operation. It is expected that this area would receive 
redesignation to attainment based on current monitoring data. SCAQMD, National Ambient 
Air Quality Standards (NAAQS) and California Ambient Air Quality Standards (CAAQS) 
Attainment Status for South Coast Air Basin. 

47 SCAQMD, CEQA Air Quality Handbook, April 1993. 
48 SCAQMD, Air Quality Significance Thresholds, April 2019. 
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resulting in predicted ambient concentrations in the vicinity of the Project Site 
greater than the most stringent ambient air quality standards for NO2 of 
0.18 ppm over one hour and 0.03 ppm annually and/or CO of 20 ppm over one 
hour and nine ppm over eight hours.49 

 Maximum daily localized emissions of PM10 and/or PM2.5 during construction 
are greater than the applicable localized significance thresholds, resulting in 
predicted ambient concentrations in the vicinity of the Project Site to exceed 
10.4 μg/m3 over 24 hours (SCAQMD Rule 403 control requirement). 

 Maximum daily localized emissions of PM10 and/or PM2.5 during operation are 
greater than the applicable localized significance thresholds, resulting in 
predicted ambient concentrations in the vicinity of the Project Site to exceed 
2.5 μg/m3 over 24 hours (SCAQMD Rule 1303 allowable change in 
concentration). 

 The following conditions would occur at an intersection or roadway within one-
quarter mile of a sensitive receptor: 

– The Project would cause or contribute to an exceedance of the CAAQS 
one-hour or eight-hour CO standards of 20 or 9.0 ppm, respectively. 

– Where the CO standard is exceeded at the intersection, a project would 
result in a significant impact if the incremental increase due to the project is 
equal to or greater than 1.0 ppm for the California one-hour CO standard, 
or 0.45 ppm for the eight-hour CO standard. 

SCAQMD has established screening criteria that can be used to determine the 

maximum allowable daily emissions that would satisfy the localized significance 

thresholds and therefore not cause or contribute to an exceedance of the 

applicable ambient air quality standards or ambient concentration limits without 

project-specific dispersion modeling.50 This analysis uses the screening criteria to 

evaluate impacts from localized emissions where applicable. 

Toxic Air Contaminants and Sensitive Receptors. Based on SCAQMD 

thresholds, the Project would cause a significant impact by exposing sensitive 

receptors to toxic air contaminants if any of the following would occur:51 

 The Project emits carcinogenic materials or TACs that exceed the maximum 
incremental cancer risk of ten in one million or a cancer burden greater than 
0.5 excess cancer cases (in areas greater than or equal to one in one million) 
or an acute or chronic hazard index of 1.0. 

                                            
49 SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 

2008. 
50 SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 

2008. 
51 SCAQMD, CEQA Air Quality Handbook, April 1993. 
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Objectionable Odors and Other Emissions. With respect to other emissions, 

such as odors, the Project would be considered significant if it created 

objectionable odors affecting a substantial number of people. In addition, based 

on the thresholds in the SCAQMD CEQA Air Quality Handbook, the Project would 

potentially result in a significant impact of an attainment, maintenance, or 

unclassified pollutant if emissions of CO or SO2 would exceed the values shown 

in Table IV.A-5.52 

b) Methodology 

The evaluation of potential impacts to regional and local air quality that may result 

from the construction and long-term operations of the Project is discussed below. 

Additional details are provided in the Air Quality/Greenhouse Gas Emissions 

Technical Appendix in Appendix B of this Draft EIR. 

(1) SCAQMD Air Quality Guidance Documents 

SCAQMD published the CEQA Air Quality Handbook to provide local governments 

with guidance for analyzing and mitigating project-specific air quality impacts.53 

The CEQA Air Quality Handbook provides standards, methodologies, and 

procedures for conducting air quality analyses in EIRs and was used extensively 

in the preparation of this analysis. However, SCAQMD is currently in the process 

of replacing the CEQA Air Quality Handbook with the Air Quality Analysis 

Guidance Handbook. While this process is underway, SCAQMD recommends 

using approved models to calculate emissions from land use projects, such as the 

CalEEMod software, which is a model developed for the California Air Pollution 

Control Officers Association (CAPCOA) in collaboration with the California Air 

Districts. CalEEMod is a statewide land use emissions computer model designed 

to provide a uniform platform for government agencies, land use planners, and 

environmental professionals to quantify potential criteria pollutant and greenhouse 

gas (GHG) emissions from a variety of land use projects. 

SCAQMD also provides land use planning guidelines in its Guidance Document 

for Addressing Air Quality Issues in General Plans and Local Planning, which 

considers impacts to sensitive receptors from facilities that emit TAC emissions.54 

SCAQMD’s general land use siting distance recommendations are the same as 

those provided by CARB (e.g., a 500-foot siting distance for sensitive land uses 

proposed in proximity to freeways and high-traffic roads, a 1,000-foot siting 

distance for sensitive land uses proposed in proximity to a major service and 

maintenance rail yard, and the same siting criteria for distribution centers and dry 

cleaning facilities). SCAQMD’s document introduces land use-related policies that 

rely on design and distance parameters to minimize emissions and lower potential 

                                            
52 SCAQMD, Air Quality Significance Thresholds, April 2019. 

53 SCAQMD, CEQA Air Quality Handbook, April 1993. 

54  SCAQMD, Guidance Document for Addressing Air Quality Issues in General Plans and Local 
Planning, May 2005. 
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health risk. SCAQMD’s guidelines are voluntary initiatives recommended for 

consideration by local planning agencies. The Project Site is not located within 500 

feet of a freeway,1,000 feet from a major service and maintenance rail yard or 

distribution center, or 500 feet of a dry cleaner; therefore, existing sources of TAC 

emissions are not located within the SCAQMD’s screening distances of the future 

Project occupants. 

SCAQMD has published a guidance document called the Final Localized 

Significance Threshold Methodology for CEQA Evaluations that is intended to 

provide guidance when evaluating the localized effects from mass emissions 

during construction.55 SCAQMD provides additional guidance regarding PM2.5 

emissions in a document called Final Methodology to Calculate Particulate Matter 

(PM)2.5 and PM2.5 Significance Thresholds.56 This latter document has been 

incorporated into SCAQMD’s CEQA significance thresholds and Final Localized 

Significance Threshold Methodology. 

(2) Consistency with Air Quality Management Plan 

SCAQMD is required, pursuant to the CAA, to reduce emissions of criteria 

pollutants for which the Air Basin is in non-attainment of the NAAQS (e.g., ozone 

and PM2.5).57 As described above, SCAQMD’s 2016 AQMP contains a 

comprehensive list of pollution control strategies directed at reducing emissions 

and achieving five NAAQS related to these pollutants, including transportation 

control strategies from SCAG’s 2016–2040 RTP/SCS designed to reduce VMT.58 

The 2016 AQMP control strategies were developed, in part, based on regional 

growth projections prepared by SCAG through 2040.59 For this reason, projects 

whose growth is consistent with the assumptions used in the 2016–2040 RTP/SCS 

will be deemed to be consistent with the 2016 AQMP because their growth has 

already been included in the growth projections utilized in the formulation of the 

control strategies in the 2016 AQMP. Thus, emissions from projects, uses, and 

activities that are consistent with the applicable growth projections and control 

strategies used in the development of the 2016 AQMP would not jeopardize 

attainment of the air pollutant reduction goals identified in the AQMP even if their 

emissions exceed SCAQMD’s numeric indicators.60 As noted above, the 2016 

AQMP has been adopted by SCAQMD and CARB. Therefore, this analysis 

                                            
55 SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 

2008. 
56 

SCAQMD, Final Methodology to Calculate Particulate Matter (PM) 2.5 and PM2.5 Significance 
Thresholds, August 2006. 

57 The Los Angeles County portion of the Air Basin is designated as nonattainment for the federal 
lead standard; however, this was due to localized emissions from two lead-acid battery 
recycling facilities in the City of Vernon and the City of Industry that are no longer operating. 
For reference see SCAQMD, Board Meeting, Agenda No. 30, Adopt the 2012 Lead State 
Implementation Plan for Los Angeles County, May 4, 2012. 

58 SCAQMD, 2016 Air Quality Management Plan, March 2017, page ES-6, 4-42. 
59 SCAQMD, 2016 Air Quality Management Plan, March 2017, page 4-42 to 4-44. 
60 SCAQMD, CEQA Air Quality Handbook, April 1993, page 12-1. 
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considers the consistency of the Project (refer to Chapter II, Project Description, 

of this Draft EIR for additional details) with the 2016 AQMP based on the AQMP’s 

consistency with applicable growth projections and emission control strategies. 

(3) Consistency with General Plan – Air Quality 
Element 

As discussed previously, the City’s General Plan Air Quality Element includes 

Citywide goals, objectives, and policies that guide the City in the implementation 

of its air quality improvement programs and strategies. Goals, objectives, and 

policies of the Air Quality Element relevant to the Project include minimizing traffic 

congestion and increasing energy efficiency, as well as reducing air pollutant 

emissions consistent with the 2016 AQMP. The analysis below provides a side-by-

side comparison of each of the relevant provisions in the Air Quality Element with 

the Project to determine the whether the Project would be consistent with those 

provisions. 

(4) Existing Project Site Emissions 

Existing operational site emissions were estimated using CalEEMod, as described 

above. For mobile sources, the vehicle trips and VMT were obtained for the 

existing uses from the Project’s Transportation Assessment, which incorporates 

the City’s VMT analysis procedures and VMT Calculator (Version 1.2).61 

Emissions from on-site natural gas combustion were based on usage data from 

the California Energy Commission’s California Commercial End Use Survey 

(CEUS), which lists energy demand by building type.62 The CEC establishes 

building energy efficiency standards, which are updated periodically. The CEUS 

provides data on a limited statewide basis for different climate zones. Because 

CalEEMod applies correction factors to account for compliance with recent 

updates to the Title 24 Building Energy Efficiency Standards (i.e., 2019 Title 24 

standards), energy demand is adjusted to account for assumed compliance with 

older Title 24 Building Energy Efficiency Standards, based on available conversion 

data.63 

Other sources of emissions from existing uses include equipment used to maintain 

site landscaping, such as lawnmowers and trimmers. CalEEMod uses landscaping 

equipment emission factors from CARB’s off-road (OFFROAD) emissions factor 

                                            
61 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
62 California Energy Commission, California Commercial End-Use Survey, 

https://www.energy.ca.gov/data-reports/surveys/california-commercial-end-use-survey, 
accessed December 20, 2020. 

63 CAPCOA, CalEEMod User's Guide For CalEEMod Version 2016.3.2, Appendix E, Section 5, 
September 2016. 
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model and CARB’s Technical Memo: Change in Population and Activity Factors 

for Lawn and Garden Equipment.64 CalEEMod assumes that landscaping 

equipment operates for 250 days per year in the Air Basin. Fugitive VOC emissions 

are based on consumer product usage factors provided by SCAQMD within 

CalEEMod and architectural coating emission factors based on SCAQMD 

Rule 1113. 

(5) Construction Emissions 

Construction air quality impacts were assessed based on the incremental 

emissions increase from Project construction emissions compared to baseline 

emissions from the Project Site. Under CEQA, the baseline environmental setting 

for an EIR is generally established at or around the time that the Notice of 

Preparation (NOP) for the EIR is published (i.e., January 14, 2020). 

Project construction activities would have the potential to create regional air quality 

impacts. Project construction activities would generate air pollutant emissions from 

vehicle trips generated by construction workers, vendor trucks, and haul trucks 

traveling to and from the Project Site, and building activities such as the application 

of paint and other surface coatings. The Project’s daily regional criteria pollutant 

emissions during construction have been estimated by assuming a conservative 

scenario for construction activities (i.e., assuming all construction occurs at the 

earliest feasible date) and applying mobile source and fugitive dust emissions 

factors. The emissions have been estimated using CalEEMod, an emissions 

inventory software program, recommended by SCAQMD, and CARB’s on-road 

vehicle emissions factor EMFAC2017 (EMFAC) model. The input values used in 

this analysis were adjusted to be Project-specific based on equipment types and 

construction phase schedule. Heavy-duty off-road equipment that would be used 

during construction of the Project were provided by the Applicant’s contractor 

representative. CalEEMod is based on outputs from CARB’s OFFROAD and 

EMFAC models, which are emissions estimation models developed by CARB and 

used to calculate emissions from construction activities, including on- and off-road 

vehicles. 

These values were applied to the construction phasing assumptions used in the 

criteria pollutant analysis to generate criteria pollutant emissions from construction 

equipment and worker vehicle trips for each construction activity based on the 

maximum expected number of supply and material trucks and the maximum 

number of workers and visitors traveling to the site during all phases of Project 

construction. Haul truck trip estimates were based on Applicant-approved 

approximated excavation volumes and an assumed soil haul truck capacity of 10 

cubic yards. Concrete truck trip estimates were based on Applicant-approved 

approximated mat foundation volumes and an assumed concrete truck capacity of 

                                            
64 CARB, OFFROAD Modeling Change Technical Memo: Change in Population and Activity 

Factors for Lawn and Garden Equipment, June 13, 2003. 
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nine cubic yards. Worker trips and vendor supply and material supply truck trips 

were estimated based on the scale of the Project and phasing and were approved 

by the Applicant. Criteria pollutant emissions from haul trucks, cement trucks and 

vendor trucks were estimated outside of CalEEMod using EMFAC emission factors 

for heavy-duty trucks.  

Construction phasing would include demolition of the existing buildings and 

associated parking, site clearing, grading, excavation, and building construction. 

The Project would export approximately 12,222 cubic yards of excavated soil and 

approximately 1,740 cubic yards of demolition debris (asphalt parking lot 

demolition, interior and exterior building demolition, and general construction 

debris). Emissions from these activities were estimated by construction phase. The 

maximum daily emissions were predicted values for the worst-case emissions day, 

and do not represent the emissions that would occur for every day of Project 

construction. The maximum daily construction emissions were compared to 

SCAQMD daily regional significance thresholds. Detailed assumptions of the 

Project’s construction phasing and equipment list are provided in the Air Quality 

and Greenhouse Gas Emissions Technical Appendix for the Project, which is 

provided in Appendix B of this Draft EIR.65 

Project construction is estimated to start in 2021 with an estimated completion in 

2023, over an approximately 34-month construction period. The actual 

construction start may commence at a later date. If this occurs, construction 

impacts would be lower in the later date than those analyzed here for 2021 due to 

the use of a more energy-efficient and cleaner burning construction vehicle fleet 

mix, pursuant to State regulations that require vehicle fleet operators to phase-in 

less polluting heavy-duty equipment. As a result, should Project construction 

commence at a later date than analyzed in this Draft EIR, air quality impacts would 

be lower than the impacts disclosed herein.  

(6) Operational Emissions 

Project operational emissions were estimated using CalEEMod to forecast the 

daily regional criteria pollutant emissions from on-site area and stationary sources 

that would occur during long-term Project operations. 

For mobile sources, the estimated vehicle trips and maximum daily VMT were 

provided for the Project uses in the Project’s Transportation Assessment, which 

incorporates the City’s VMT analysis procedures and VMT Calculator (Version 

                                            
65 Impacts from asbestos and lead-based paint from Project demolition are expected to be less-

than-significant implementation of regulatory measures, respectively. For additional details 
please refer to Section IX, Hazards and Hazardous Materials of the Initial Study, which is 
provided in Appendix A of this Draft EIR. 
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1.2).66 The City’s VMT Calculator is based on Institute of Transportation Engineers 

(ITE) trip generation rates and utilizes socioeconomic, transit, and trip length data 

from the Los Angeles citywide travel demand model that is calibrated to Los 

Angeles conditions in order to adjust the trips for internalization, transit, and 

walkability.67 The estimated VMT from the Project’s Transportation Assessment 

takes into account trip distance reductions due to the Project’s characteristics, 

including internal capture from co-locating medical office and retail/restaurant uses 

on the Project Site, increasing the on-site job density, neighborhood and site 

walkability and connectivity, and proximity to public transit and job centers. CARB’s 

EMFAC model was used to generate Air Basin-specific vehicle fleet emission 

factors. These emission factors were then applied to the daily VMT to obtain daily 

mobile source emissions.  

Operation of the Project has the potential to generate criteria pollutant emissions 

from vehicle and truck trips traveling to and from the Project Site. In addition, 

emissions would result from area sources located on-site such as natural gas 

combustion from water heaters, boilers, and restaurant cooking stoves, 

landscaping equipment, and use of consumer products. The Project is not 

expected to contain any large stationary combustion equipment such as large 

boilers or combustion turbines. Natural gas usage factors in CalEEMod are based 

on the CEC 2006 CEUS data adjusted to reflect more recent Title 24 

improvements.   

Stationary sources would include an on-site emergency generator with an 

estimated capacity of approximately 300 kilowatts (402 hp). The emergency 

generator would result in emissions during maintenance and testing operations. 

Maintenance and testing would not occur daily, but rather periodically, up to 50 

hours per year per Rule 1470. For the purposes of estimating maximum daily 

emissions, it is estimated that the emergency generator would operate for up to 

one hour each in a day for maintenance and testing purposes. Emergency 

generators are permitted by SCAQMD and regulated under SCAQMD Rule 1470. 

Operational air quality impacts were assessed based on the incremental increase 

in emissions compared to baseline conditions. Under CEQA, the baseline 

environmental setting for an EIR is generally established at or around the time that 

the NOP for the EIR is published (i.e., January 14, 2020). As discussed previously, 

the Project Site is currently developed with an vacant 5,738-square-foot 

educational buildingand an 8,225-square-foot Big 5 Sporting Goods store, with 

                                            
66 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
67 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
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surface parking.68  These existing uses would be demolished and removed to allow 

for development and operation of the Project. However, the net change in 

operational emissions is based on the difference between the existing operational 

emissions of the Project Site and the Project’s operational emissions of the Project 

Site. The Project’s maximum daily net operational emissions are compared to the 

SCAQMD daily regional significance thresholds. 

Project operation is conservatively estimated at the earliest feasible year after 

construction (i.e., 2023), but may commence at a later date. If the onset of Project 

operations is delayed to a later date than assumed in the modeling analysis, 

operational impacts would be less at a later date than those analyzed here in 2023 

due to the improving vehicle technology that would be more fuel-efficient and lead 

to a cleaner vehicle fleet mix travelling to and from the Project Site as reflected in 

EMFAC mobile source emission factors. As a result, should Project buildout be 

completed at a later date than analyzed in this Draft EIR, air quality impacts would 

be lower than the impacts disclosed herein. 

(7) Localized Emissions 

Project construction activities would also have the potential to create local air 

quality impacts. Project construction activities would generate air pollutant 

emissions from fugitive dust from grading and demolition and building activities 

such as the application of paint and other surface coatings. The localized effects 

from the on-site portion of the Project’s construction emissions were evaluated at 

the nearby sensitive receptor locations that would be potentially impacted by 

Project construction in accordance with the SCAQMD’s Final Localized 

Significance Threshold Methodology.69 The localized significance thresholds 

address only NOx, CO, PM10, and PM2.5 emissions. SCAQMD has established 

screening criteria that can be used to determine the maximum allowable daily 

emissions that would satisfy the localized significance thresholds, and therefore, 

would not cause or contribute to an exceedance of the applicable ambient air 

quality standards without the need for Project-specific dispersion modeling. The 

localized analysis for the Project is based on this SCAQMD screening criteria. The 

Project Site is located within the boundaries of the Wilshire Community Plan area 

and is approximately 0.76 acres in size, with the nearest off-site receptors located 

approximately 20 feet (6.10 meters) to the northeast of the Project. Therefore, the 

screening criteria used in the analysis were those applicable for a one-acre site in 

the Central LA area with sensitive receptors located within 25 meters, which 

                                            
68 The 5,738 square foot vacant building previously housed the Montessori Children’s World 

School. As the building was vacated October 2018, credit for this use was included as part of 
the baseline under CEQA as this reflects the amount of floor area that was in active use during 
the past two years. 

69 SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 
2008. 
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accounts for all adjacent off-site sensitive receptors.70 The maximum net daily 

emissions from construction of the Project were compared to these screening 

criteria. 

The localized effects from the on-site portion of the maximum daily net emissions 

from Project operation were evaluated at the nearby sensitive receptor locations 

that would be potentially impacted by operation of the Project according to the 

SCAQMD’s Final Localized Significance Threshold Methodology.71 The localized 

impacts from operation of the Project were assessed similar to the construction 

emissions, as discussed previously.   

(8) Carbon Monoxide Hotspots 

The greatest quantities of CO are produced from motor vehicle combustion of fossil 

fuels and are usually concentrated at or near ground-level because they do not 

readily disperse into the atmosphere, particularly under cool, stable (i.e., low or no 

wind) atmospheric conditions. Localized areas where ambient concentrations 

exceed State and/or federal CO standards are termed “CO hotspots.” The potential 

for the Project to cause or contribute to the formation of off-site CO hotspots was 

evaluated based on prior dispersion modeling SCAQMD conducted of the four 

busiest intersections in the Air Basin that for its CO Attainment Demonstration Plan 

in the 2016 AQMP. The Project analysis compares the intersections with the 

greatest peak-hour traffic volumes that would be impacted by the Project to the 

intersections modeled by SCAQMD. Project-impacted intersections with peak-

hour traffic volumes lower than the intersections modeled by SCAQMD, in 

conjunction with background CO levels, would not exceed the CO concentrations 

modeled in the 2016 AQMP. 

(9) Toxic Air Contaminant Emissions (Construction and 
Operations) 

The greatest potential for TAC emissions during construction would be related to 

DPM emissions associated with heavy-duty equipment during excavation and 

grading activities. Construction activities associated with the Project would be 

sporadic, transitory, and short-term in nature (approximately 34 months). As further 

described below, the City is not required to conduct a quantified HRA for mixed-

use commercial projects, such as the Project, as the applicable standards and 

guidance that are available are intended for evaluation of health risks associated 

with stationary long-term sources of TAC emissions. Rather than being a stationary 

source of TAC emissions, the Project’s emissions are largely from mobile sources, 

and, while the Project would generate localized TAC emissions during 

                                            
70 

SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 
2008, page 3-3. “Projects with boundaries located closer than 25 meters to the nearest 
receptor should use the LSTs for receptors located at 25 meters.” 

71  SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 
2008.  
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construction, the associated activities and exposures would be short- rather than 

long-term. 

OEHHA developed the Air Toxics Hot Spots Program Guidance Manual for the 

Preparation of Risk Assessments (Guidance Manual), in conjunction with CARB, 

for use in implementing the Air Toxics “Hot Spots” Program (Health and Safety 

Code Section 44360 et. seq.).The intent in developing the Guidance Manual was 

to provide HRA procedures for use in the Air Toxics Hot Spots Program or for the 

permitting of new or modified stationary sources. The Project is not a “Hot Spots” 

Program project but rather involves the construction and operation of a mixed-use 

development that would include medical office and retail/restaurant uses. While 

OEHHA provides limited guidance on how to conduct HRAs for short-term projects, 

it makes it clear there is “considerable uncertainty” in evaluating cancer risk over 

short-term durations. In addition, the Guidance Manual does not identify short-term 

projects or non-stationary source projects that warrant the preparation of a HRA, 

nor does it recommend the preparation of HRAs for short-term construction 

projects or non-stationary source projects, like the Project. 

The SCAQMD has not adopted guidance that requires that quantitative health risk 

assessments be performed for short-term exposures to TAC emissions. In 

addition, SCAQMD states that “SCAQMD currently does not have guidance on 

construction Health Risk Assessments” and has not adopted guidance that 

establishes a methodology or that requires lead agencies to use the 2015 OEHHA 

Guidance Manual when assessing short-term TAC exposures from construction 

emissions for CEQA analyses.72 Thus, a qualitative assessment of the impacts 

associated with the Project’s short-term construction TAC emissions is provided in 

the analysis section below. 

During long-term operations, TACs could be emitted as part of periodic 

maintenance operations, period testing and maintenance of the emergency 

generator, restaurant charbroiling, cleaning, painting, etc., and from periodic visits 

from delivery trucks and service vehicles. However, these uses are expected to be 

occasional and result in minimal exposure to off-site sensitive receptors. As the 

Project consists of primarily medical offices and to a lesser degree, 

commercial/restaurant uses, the Project would not include sources of substantial 

                                            
72  SCAQMD, Final Environmental Assessment for: Proposed Amended Rule 307.1 – Alternative 

Fees for Air Toxics Emissions Inventory; Proposed Amended Rule 1401 – New Source 
Review of Toxic Air Contaminants; Proposed Amended Rule 1402 – Control of Toxic Air 
Contaminants from Existing Sources; SCAQMD Public Notification Procedures for Facilities 
Under the Air Toxics “Hot Spots” Information and Assessment Act (AB 2588) and Rule 1402; 
and, SCAQMD Guidelines for Participating in the Rule 1402 Voluntary Risk, page 2-23, 
September 2016. SCAQMD only applies the revised OEHHA Guidelines for operational 
impacts at stationary industrial source facilities that are in the AB 2588 Air Toxics Hot Spots 
program, which does not apply to the Project. 
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TAC emissions identified by SCAQMD or CARB siting recommendations.73,74 

Thus, a qualitative analysis is appropriate for assessing the Project’s operational 

emissions.  

c) Project Design Features 

No specific project design features are proposed with regard to air quality. As 

discussed in Section IV.I, Transportation, of this Draft EIR, the Project would 

implement Project Design Feature TRAF-PDF-1, Transportation Demand 

Management (TDM) Program, which would include strategies in a TDM Program 

that would service to reduce VMT. No additional air quality-related project design 

features are applicable to the Project. 

d) Analysis of Project Impacts 

Threshold (a): Would the project conflict with or obstruct the 
implementation of the applicable air quality plan? 

(1) Impact Analysis 

To assess whether the Project would conflict with or obstruct implementation of an 
applicable air quality plan, this analysis evaluates the Project’s consistency with 
SCAQMD’s AQMP and SCAG’s RTP/SCS, and City of Los Angeles policies.   

(a) Air Quality Management Plan 

In accordance with SCAQMD’s CEQA Air Quality Handbook, Chapter 12, the 

following criteria are required to be addressed to determine the Project’s 

consistency with applicable SCAQMD and SCAG policies: 

(i) Criterion 1: Would the project result in any of the 

following: An increase in the frequency or 

severity of existing air quality violations; or 

cause or contribute to new air quality violations; 

or delay timely attainment of air quality 

standards or the interim emission reductions 

specified in the AQMP?  

Localized concentrations of NO2 as NOX, CO, PM10, and PM2.5 have been 

analyzed for the Project. SO2 emissions would be negligible during construction 

and long-term operations, in part due to the ultra-low sulfur diesel regulations (13 

CCR, Section 2281), and, therefore, would not have the potential to cause or affect 

a violation of the SO2 ambient air quality standard (detailed  Project construction 

                                            
73  SCAQMD, Guidance Document for Addressing Air Quality Issues in General Plans and Local 

Planning, May 2005, Table 2-3.  
74  CARB, Air Quality and Land Use Handbook: A Community Health Perspective, April 2005, 

Table 1-1.   
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and operations emissions calculations are provided in Appendix B of this Draft 

EIR). Since VOCs are not a criteria pollutant, there is no ambient standard or 

localized threshold for VOCs. However, due to the role VOCs play in O3 formation, 

it is classified as a precursor pollutant, and only a regional emissions threshold has 

been established. 

The Project’s NOx, CO, PM10, and PM2.5 emissions during construction and 

operations were analyzed: (1) to ascertain potential effects on localized 

concentrations; and (2) to determine if there is a potential for such emissions to 

cause or affect a violation of the ambient air quality standards for NOx, CO, PM10, 

and PM2.5. As shown below in Table IV.A-10, Estimated Maximum Mitigated 

Localized Construction Emissions (pounds per day), the increases in localized 

emissions of NOx, CO, PM10, and PM2.5 during construction would not exceed 

the SCAQMD-recommended localized significance thresholds at sensitive 

receptors in proximity to the Project Site with implementation of mitigation as 

detailed under Threshold (c) below. As shown below in Table IV.A-9, Estimated 

Maximum Localized Operational Emissions for Existing Sensitive Receptors, 

the increases in localized emissions of NOx, CO, PM10, and PM2.5 emissions 

during operations would not exceed the SCAQMD-recommended localized 

significance thresholds at sensitive receptors in proximity to the Project Site. 

Therefore, Project construction and operations would be less than 

significant with regards to localized air quality and would not cause an 

increase in the frequency or severity of existing air quality violations and 

would not cause or contribute to new air quality violations. 

Because the Project would not introduce any substantial stationary sources of 

emissions, CO is the appropriate benchmark pollutant for assessing local area air 

quality impacts from post-construction motor vehicle operations.75 As indicated 

below in Threshold (c) and the results of the carbon monoxide hotspot analysis for 

the Project by comparing Project intersections with prior studies conducted by 

SCAQMD in support of their AQMPs and considering existing background CO 

concentrations, no intersections would result in a CO hotspot in excess of the 

ambient air quality standards, and impacts would be less than significant. 

Therefore, the Project would not increase the frequency or severity of an 

existing CO violation or cause or contribute to new CO violations. 

Thus, in response to Criterion 1, the Project would not increase the frequency or 

severity of an existing violation or cause or contribute to new violations for these 

pollutants. As shown in Table IV.A-9, the Project would not exceed any of the State 

and federal standards, and localized NO2 as NOx, CO, PM10, and PM2.5 

operational impacts would be less than significant. Therefore, the Project would 

                                            
75 SCAQMD, CEQA Air Quality Handbook, Chapter 12, Assessing Consistency with Applicable 

Regional Plans, April 1993. 
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also not delay timely attainment of air quality standards or interim emission 

reductions specified in the AQMP.  

(ii) Criterion 2: Will the Project exceed the 

assumptions utilized in preparing the AQMP? 

With respect to the second criterion for determining consistency with AQMP growth 

assumptions, the projections in the AQMP for achieving air quality goals are based 

on assumptions in SCAG’s 2016–2040 RTP/SCS regarding population, housing, 

and growth trends. Determining whether or not a project exceeds the assumptions 

reflected in the AQMP involves the evaluation of consistency with applicable 

population, housing, and employment growth projections and appropriate 

incorporation of AQMP control measures. The following discussion provides an 

analysis with respect to these criteria. 

(a) Air Quality Management Plan Consistency 

As discussed above, SCAQMD has adopted a series of AQMPs to lead the Air 

Basin into compliance with several criteria pollutant standards and other federal 

requirements, while taking into account construction and operational emissions 

associated with population and economic growth. SCAQMD recommends that, 

when determining whether a project is consistent with the current AQMP, the lead 

agency should assess whether the project would directly obstruct implementation 

of the plan by impeding SCAQMD’s efforts to achieve attainment with respect to 

any criteria pollutant for which it is currently not in attainment of the NAAQS and 

CAAQS (e.g., ozone, PM10, and PM2.5) and whether it is consistent with the 

demographic and economic assumptions (typically land use related, such as 

employment population) upon which the plan is based.76 SCAQMD guidance 

indicates that projects whose growth is included in the projections used in the 

formulation of the AQMP are considered to be consistent with the plan and not to 

interfere with its attainment, even if a project results in emissions of air pollutants 

that exceed applicable significance thresholds.77 SCAQMD develops the AQMP 

and its attainment strategies by taking into account regional economic and regional 

population growth.78  The AMQP demonstrates a substantial decrease in expected 

criteria pollutant levels in the air basin in the future based on various control 

strategies and technological improvements, even with economic and population 

growth.79  

(i) Construction Growth Projections 

The Project would generate short-term construction jobs, which are not expected 

to bring new construction workers or their families into the region, since 

construction workers are typically drawn from an existing regional pool of 

                                            
76 

SCAQMD, CEQA Air Quality Handbook, April 1993, page 12-2, 12-3.   
77 SCAQMD, CEQA Air Quality Handbook, April 1993, page 12-1. 
78 SCAQMD, 2016 Air Quality Management Plan, March 2017, page ES-1, 1-5, 1-6. 
79 SCAQMD, 2016 Air Quality Management Plan, March 2017, pages ES-1, 1-5, 1-6. 
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construction workers who travel among construction sites within the region as 

individual projects are completed, and are not typically brought from other regions 

to work on developments such as the Project. Moreover, these jobs would be 

relatively small in number and temporary in nature. Therefore, the Project’s 

construction jobs would not conflict with the long-term employment or 

population projections upon which the 2016 AQMP is based and would not 

exceed the long-term employment projections utilized in preparing the 

AQMP. 

(ii) Operational Growth Projections 

The Project’s growth would be consistent with the growth projections contained in 

the 2016–2040 RTP/SCS. The Project is conservatively anticipated to be 

operational at the earliest feasible date in 2023. As discussed in Section XIV, 

Population and Housing, of the Initial Study, which is provided in Appendix A of the 

Draft EIR, the Project would result in a net increase in the number of employees 

on the Project Site of approximately 566 employees. As discussed therein, Project 

increases in employment would provide a small contribution to anticipated growth 

for the period between 2019 and 2023, the Project buildout year, for the City as a 

whole and the increase in growth would be consistent with SCAG’s growth 

projections for the City.80 The Project’s increases in employment would therefore 

not conflict with SCAG’s 2016–2040 RTP/SCS growth projections, which form the 

basis of the growth projections in the 2016 AQMP. 

As discussed above under Subsection IV.A.3.b), Methodology, projects, uses, 

and activities that are consistent with the applicable growth projections and control 

strategies used in the development of the AQMP would not jeopardize attainment 

of the air quality reductions identified in the AQMP, even if their emissions exceed 

the SCAQMD’s significance thresholds.81 The Project is consistent with the growth 

projections and control strategies used in the development of the 2016 AQMP, and 

the Project growth would occur in a HQTA, resulting in highly transportation-

efficient growth, which would support reductions in transportation-related 

emissions as compared to the air basin average based on the default CalEEMod 

assumptions. Therefore, the Project’s growth would not conflict with the long-

term employment or population projections upon which the 2016 AQMP is 

based and would not exceed long-term employment projections utilized in 

preparing the AQMP. 

                                            
80 As shown in Table 4 in Section XIV, Population and Housing, of the Initial Study in 

Appendix A of this Draft EIR, the Project’s net increase in employment of 566 would constitute 
approximately 0.85 percent of the 2019 to 2023 employment growth projection for the City of 
Los Angeles. 

81 SCAQMD, CEQA Air Quality Handbook, April 1993, page 12-1. 
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(b) Control Strategies 

(i) Construction 

During its construction phase, the Project would comply with CARB’s requirements 

to minimize short-term emissions from on-road and off-road diesel equipment, and 

with SCAQMD’s regulations such as Rule 403 for controlling fugitive dust and 

Rule 1113 for controlling VOC emissions from architectural coatings. Furthermore, 

the Project would comply with fleet rules to reduce on-road truck emissions (i.e., 

13 CCR, Section 2025 (CARB Truck and Bus regulation)). Therefore, Project 

construction would be compliant with these measures and requirements 

would be consistent with and meets or exceeds the AQMP requirements for 

control strategies intended to reduce emissions from construction 

equipment and activities utilized in preparing the AQMP.  

(ii) Operation 

The Project’s location, design, and land uses render it consistent with the 2016 

AQMP during operations. As discussed above, the 2016 AQMP includes land use 

and transportation strategies from the 2016–2040 RTP/SCS that are intended to 

reduce VMT and resulting regional mobile source emissions. The majority of these 

strategies are to be implemented by cities, counties, and other regional agencies, 

such as SCAG and SCAQMD although some can be furthered by individual 

development projects. 

The Project’s location, design, and land uses would support land use and 

transportation strategies related to reducing vehicle trips for patrons and 

employees by increasing commercial density near public transit. The Project is 

considered an “urban infill” project, as it would replace existing commercial uses 

with a high-density, commercial development. The Project proposes higher 

density, consistent with compact growth, on a parcel of infill urban land accessible 

to and well served by public transit including the Metropolitan Transportation 

Authority (Metro) bus routes 30/330, 20/720, 728 and 105/705 and Antelope Valley 

Transit Authority (AVTA) bus route 786, and the future Wilshire/La Cienega Metro 

D (Purple) Line Station, and would be focused in an HQTA. This analysis provides 

evidence of the Project’s consistency with the 2016 AQMP’s goal of reducing 

mobile source emissions as a source of NOx and PM2.5. As described above, by 

locating its medical office and commercial/restaurant uses within an area that has 

existing high quality public transit (with access to existing regional bus and future 

rail service), and existing off-site residential, office, retail, and restaurant uses all 

within walking distance, and by including features that support and encourage 

pedestrian activity and other non-vehicular transportation and increased transit 

use in Wilshire Community Plan area of Los Angeles, the Project would reduce 

vehicle trips and VMT, and the corresponding reduction in air pollutant emissions. 

The Project’s mobile source emissions are calculated based on the VMT 

generated by the Project as obtained from the Project’s Transportation 
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Assessment were used to estimate on-road mobile source GHG emissions, which 

take into account the Project Site’s location within the City, incorporates VMT 

reductions from the land use characteristics, and Project-specific transportation 

demand management features (refer to Section IV.I, Transportation, of this Draft 

EIR for a discussion of the TDM Program features).82  Therefore, the Project 

would not conflict with the 2016 AQMP in regard to transportation control 

strategies from the 2016-2040 RTP/SCS that are intended to reduce VMT and 

resulting regional mobile source emissions utilized in preparing the AQMP.  

(iii) Conclusion 

Based on the above analysis, the Project would not conflict with applicable 
air quality policies of the 2016 AQMP. Therefore, impacts would be less than 
significant.  

(b) General Plan Air Quality Element 

The Project would promote the General Plan Air Quality Element goals, objectives 

and policies as listed in Subsection IV.A.2.b)(4)(a), City of Los Angeles Air 

Quality Element, above and specifically analyzed in Appendix B of this Draft EIR. 

In particular, the Project location and characteristics, as discussed above, would 

achieve several goals, policies and objectives of the Air Quality Element by 

locating its development in an urban infill area and by establishing a land use 

pattern that promotes sustainability. As described above, the Project would support 

and encourage pedestrian activity in the Wilshire Community Plan area. At the 

same time, the Project would reduce vehicle trips and air pollutant emissions 

generated by the proposed development by locating medical office and 

commercial/restaurant uses within an identified HQTA that has multiple public 

transit options (with access to existing regional bus and future rail service), and 

existing off-site residential, office, retail, and restaurant uses, all within walking 

distance. As such, the Project would provide opportunities for the use of alternative 

modes of transportation, including convenient access to public transit and 

opportunities for walking and biking, thereby facilitating a reduction in VMT.  

The reduction in VMT is supported by a number of land use characteristics, such 

as proposed location, mix of land uses, proximity to alternative transportation 

options, and pedestrian oriented design. The Project would provide a mix of 

medical office and commercial/restaurant land uses. Increased land use diversity 

and mixed-uses is a VMT-reducing characteristic for projects that locate different 

types of land uses near one another since trips between land use types are shorter 

and can be accommodated by alternative modes of transportation, such as public 

                                            
82 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
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transit, bicycles, and walking.83 The Project Site is located in an area that offers 

access to multiple other nearby destinations, including restaurant, bar, office, retail, 

entertainment, and residential uses. Increased destination accessibility provides 

ready access to multiple destinations in close proximity to the Project Site, which 

encourages walking and non-automotive forms of transportation.84 The Project 

Site is also located within a half-mile of public transportation, including Metro bus 

routes 30/330, 20/720, 728 and 105/705 and AVTA bus route 786, and the future 

Wilshire/La Cienega Metro D (Purple) Line Station. Increased transit accessibility 

facilitates the use of transit by people traveling to or from a location.85 Furthermore, 

the Project would provide an internal pedestrian network for Project visitors and 

employees that links to the existing off-site pedestrian network where pedestrian 

access to the Project Site from surrounding neighborhoods to the retail-commercial 

uses would be from the South Sweetzer Avenue and South San Vicente Boulevard 

street frontages. Access to the office uses would be from the ground level lobby 

for the office building along the South San Vicente Boulevard frontage road and 

from the parking levels via internal stairs and elevators. Visitors and employees 

arriving to the Project Site by bicycle would have the same access opportunities 

as pedestrians and would be able to utilize on-site bicycle parking. Providing 

pedestrian and bicycle access that minimizes barriers and links the Project Site 

with existing or planned external streets encourages people to walk instead of drive 

and reduces VMT.86 

Thus, in response to Criterion 2, the Project would not exceed the assumptions 

utilized in preparing the AQMP; and, therefore, the Project would also not delay 

timely attainment of air quality standards or interim emission reductions specified 

in the AQMP. 

Based on the above analysis, the Project would not conflict with applicable 
air quality policies of the General Plan’s Air Quality Element. Therefore, 
impacts would be less than significant.  

(2) Mitigation Measures 

Impacts regarding the Project’s consistency with applicable air quality plans would 

be less than significant. Therefore, no mitigation measures are required. 

(3) Level of Significance after Mitigation 

Impacts regarding the Project’s consistency with applicable air quality plans were 

determined to be less than significant without mitigation. Therefore, no mitigation 

                                            
83 California Air Pollution Control Officers Association (CAPCOA), Quantifying Greenhouse Gas 

Mitigation Measures, 2010, pages 162-166. 
84 CAPCOA, Quantifying Greenhouse Gas Mitigation Measures, 2010, pages 167-170. 
85 CAPCOA, Quantifying Greenhouse Gas Mitigation Measures, 2010, pages 171-175. 
86 CAPCOA, Quantifying Greenhouse Gas Mitigation Measures, 2010, pages 186-189. 
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measures were required or included, and the impact level remains less than 

significant. 

Threshold (b): Would the Project result in a cumulatively considerable 
net increase of any criteria pollutant for which the 
project region is in non-attainment under an applicable 
federal or state ambient air quality standard? 

The Project would result in the emission of criteria pollutants for which the Project 

area is in non-attainment during both construction and operation. The Air Basin is 

currently in non-attainment for ozone (NAAQS and CAAQS), PM10 (CAAQS), and 

PM2.5 (NAAQS and CAAQS). According to SCAQMD, if an individual project results 

in air emissions of criteria pollutants that exceed the SCAQMD’s recommended daily 

thresholds for project-specific impacts, then the project would also result in a 

cumulatively considerable net increase of these criteria pollutants.87 

(1) Impact Analysis 

(a) Construction 

Construction of the Project has the potential to generate temporary regional criteria 

pollutant emissions through the operation of heavy-duty construction equipment, 

such as excavators and forklifts, through vehicle trips generated by workers and 

haul trucks traveling to and from the Project Site, and through building activities 

such as the application of paint and other surface coatings. In addition, fugitive 

dust emissions would result from demolition and various soil-handling activities. 

Mobile source emissions, primarily NOx, would result from the use of construction 

equipment such as dozers and loaders. Construction emissions can vary 

substantially from day-to-day, depending on the level of activity, the specific type 

of construction activity, and prevailing weather conditions.88 

The maximum daily construction emissions for the Project were estimated for each 

construction phase. Some individual construction phases could potentially overlap; 

therefore, the estimated maximum daily emissions include these potential overlaps 

by combining the relevant construction phase emissions. The maximum daily 

emissions are predicted values for a representative worst-case day, and do not 

represent the actual emissions that would occur for every day of construction, 

which would likely be lower on many days. 

The results of the criteria pollutant calculations are presented in Table IV.A-6, 

Estimated Maximum Regional Construction Emissions (Pounds Per Day). 

                                            
87 SCAQMD, Potential Control Strategies to Address Cumulative Impacts from Air Pollution 

White Paper, Appendix D, 1993, page D-3. 
88 Impacts from asbestos and lead-based paint from Project demolition are expected to be less 

than significant and less than significant after implementation of mitigation measures, 
respectively. For additional details please refer to Section IX, Hazards and Hazardous 
Materials, in the Initial Study, which is contained in Appendix A of this Draft EIR. 

http://www.aqmd.gov/docs/default-source/Agendas/Environmental-Justice/cumulative-impacts-working-group/cumulative-impacts-white-paper.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/Agendas/Environmental-Justice/cumulative-impacts-working-group/cumulative-impacts-white-paper.pdf?sfvrsn=2
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The calculations in Table IV.A-6 incorporate compliance with applicable dust 

control measures required to be implemented during each phase of construction 

by SCAQMD Rule 403 (Control of Fugitive Dust), and fugitive VOC control 

measures required to be implemented by architectural coating emission factors 

based on SCAQMD Rule 1113 (Architectural Coatings). 

TABLE IV.A-6 
ESTIMATED MAXIMUM REGIONAL CONSTRUCTION EMISSIONS (POUNDS PER DAY) 

Source VOC NOx CO SO2 PM10a PM2.5a 

On-site Construction Activities 

2021 

Demolition 4 40 34 <1 3 2 

Site Preparation 1 9 11 <1 1 <1 

Grading 3 39 26 <1 3 2 

Drainage/Utilities/Sub-Grade 1 13 16 <1 1 1 

Building Construction 4 31 49 <1 6 3 

Foundations 1 9 10 <1 1 1 

2022 

Building Construction 3 29 47 <1 6 3 

2023 

Building Construction 3 26 46 <1 6 2 

Architectural Coating 14 2 3 <1 <1 <1 

Paving 1 12 17 <1 1 1 

Overlapping Phases  

2021 

Building Construction/Foundations 5 41 59 <1 7 3 

2023 

Building Construction/Architectural 
Coating/Paving 

18 40 67 <1 7 3 

Maximum Daily Emissions 18 41 67 <1 7 3 

SCAQMD Significance Thresholds 75 100 550 150 150 55 

Exceeds Thresholds? No No No No No No 

a Totals may not add up exactly due to rounding in the modeling calculations. Detailed emissions 
calculations are provided in Appendix B of this Draft EIR. 

b Emissions include fugitive dust control measures consistent with SCAQMD Rule 403. 

SOURCE: ESA, 2020. 
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As shown in Table IV.A-6, construction-related daily emissions would not exceed 

the SCAQMD significance thresholds. Therefore, as the Project’s construction 

emissions would not exceed the SCAQMD significance thresholds, the 

Project’s construction impacts would be less than significant. 

(b) Operation 

Operation of the Project has the potential to generate regional criteria pollutant 

emissions through mobile sources such as vehicle trips from patrons and 

employees and delivery trucks traveling to and from the Project Site, and through 

area (consumer products, architectural coatings, and landscaping) and energy 

sources (natural gas). Mobile, stationary, and area source operational regional 

criteria pollutant emissions were calculated for the Project’s full buildout year. 

Reductions in building energy and resource consumption due to physical and 

operational Project characteristics for which sufficient data is available to enable 

quantification have been included in the quantitative analysis, and include, but are 

not limited to, characteristics such as the installation of energy efficient appliances 

and reduced building energy usage sufficient to meet the 2019 Title 24-standards. 

Operational emission estimates include compliance with SCAQMD Rule 1113 

(Architectural Coatings), which limits the VOC content of architectural coatings. 

Daily trip generation rates and VMT for the Project were provided by the Project 

Transportation Assessment and include trips associated with the proposed office, 

and retail space/restaurants, and the TDM program, which is designed to reduce 

Project-related VMT.89 The VMT estimate takes into consideration the Project’s 

locational characteristics, as an infill project near transit, discussed previously. 

Natural gas usage factors are based on commercial data from the California Energy 

Commission, and landscape equipment emissions are based on off-road emission 

factors from CARB. Emissions from the use of consumer products and the 

reapplication of architectural coatings are based on data provided in CalEEMod. 

The results of the regional criteria pollutant emission calculations for VOC, NOx, 

CO, SOX, PM10, and PM2.5 are presented in Table IV.A-7, Estimated Maximum 

Regional Operational Emissions (Pounds Per Day). 

As shown in Table IV.A-7, the Project’s operational-related daily emissions would 

not exceed the SCAQMD significance thresholds. For the purposes of estimating 

maximum daily emissions; the emergency generator would only emit emissions 

during maintenance and testing operations where maintenance and testing would 

not occur daily, but rather periodically and it is estimated that the emergency 

generator would operate for up to one hour in a day for maintenance and testing 

purposes. Therefore, as the Project’s operational emissions would not 

                                            
89 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
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exceed the SCAQMD significance thresholds, the Project’s operational 

impacts would be less than significant. 

TABLE IV.A-7 
ESTIMATED MAXIMUM REGIONAL OPERATIONAL EMISSIONS (POUNDS PER DAY) 

Source VOCa NOx CO SO2 PM10 PM2.5 

Existing 

Area (Coating, Consumer Products, 
Landscaping) 

<1 <1 <1 <1 <1 <1 

Energy (Natural Gas) <1 <1 <1 <1 <1 <1 

Mobile 1 2 7 <1 2 <1 

Total Existing 1 2 7 <1 2 <1 

Project 

Area (Coating, Consumer Products, 
Landscaping) 

3 <1 <1 <1 <1 <1 

Energy <1 1 1 <1 <1 <1 

Emergency Generator <1 <1 2 <1 <1 <1 

Charbroiler <1 <1 <1 <1 <1 <1 

Mobile 7 12 64 <1 19 5 

Total Project 11 13 67 <1 19 5 

Net Increase 

Area (Coating, Consumer Products, 
Landscaping) 

3 <1 <1 <1 <1 <1 

Energy <1 1 1 <1 <1 <1 

Emergency Generator <1 <1 2 <1 <1 <1 

Charbroiler <1 <1 <1 <1 <1 <1 

Mobile 6 11 58 <1 17 5 

Net Total Regional Emissions 10 11 60 <1 18 5 

SCAQMD Significance Thresholds 55 55 550 150 150 55 

Exceeds Thresholds? No No No No No No 

Totals may not add up exactly due to rounding in the modeling calculations. Detailed emissions 
calculations are provided in Appendix B of this Draft EIR. 
a Area source VOC emissions are primarily emitted by consumer product usage as estimated in 

CalEEMod. 

SOURCE: ESA, 2020. 
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(2) Mitigation Measures 

Impacts regarding regional construction and operational emissions would be less 

than significant. Therefore, no mitigation measures are required. 

(3) Level of Significance after Mitigation 

Impacts regarding regional construction and operational emissions were 

determined to be less than significant without mitigation. Therefore, no mitigation 

measures were required or included, and the impact level remains less than 

significant. 

Threshold (c): Would the project expose sensitive receptors to 
substantial pollutant concentrations? 

(1) Impact Analysis 

(a) Localized Emissions 

(i) Construction 

As explained above, the localized construction air quality analysis was conducted 

using the methodology prescribed in SCAQMD’s Final Localized Significance 

Threshold Methodology including using the screening criteria to determine 

localized construction emissions thresholds for the Project.90 The maximum daily 

localized emissions for each of the construction phases and the localized 

significance thresholds are presented in Table IV.A-8, Estimated Maximum 

Localized Construction Emissions (Pounds Per Day). 

As shown in Table IV.A-8, the Project’s maximum localized construction emissions 

would be below the localized screening thresholds for all analyzed criteria 

pollutants except PM2.5. As the Project’s maximum localized construction 

emissions would exceed the localized thresholds for PM2.5, construction 

emissions impacts to sensitive receptors would be potentially significant.  

                                            
90 SCAQMD, Final Localized Significance Threshold Methodology, June 2003 and revised July 

2008. 
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TABLE IV.A-8 
ESTIMATED MAXIMUM LOCALIZED CONSTRUCTION EMISSIONS (POUNDS PER DAY) 

Source NOx CO PM10a PM2.5a 

ON-SITE CONSTRUCTION ACTIVITIES 

2021 

Demolition 37 33 2 2 

Site Preparation 8 10 <1 <1 

Grading 21 21 1 1 

Drainage/Utilities/Sub-Grade 13 15 1 1 

Building Construction 29 34 2 2 

Foundations 8 9 <1 <1 

2022 

Building Construction 27 34 1 1 

2023 

Building Construction 25 34 1 1 

Architectural Coating 2 2 <1 <1 

Paving 11 17 1 1 

OVERLAPPING PHASES 

2021 

Building Construction/Foundations 37 43 2 2 

2023 

Building Construction/Architectural Coating/Paving 38 53 2 2 

Maximum Localized (On-Site) Emissions 38 53 2 2 

SCAQMD Screening Significance Thresholdsb 77 422 3 2 

Exceed Screening Significance Thresholds? No No No Yes 

Totals may not add up exactly due to rounding in the modeling calculations. Detailed emissions 
calculations are provided in Appendix B of this Draft EIR. The derivations of the localized significance 
thresholds are also provided in Appendix B of this Draft EIR. 
a Emissions include fugitive dust control measures consistent with SCAQMD Rule 403. 
b The SCAQMD LSTs are based on Source Receptor Area 2 (Northwest Coastal Los Angeles County) for 

a 0.75-acre site with sensitive receptors conservatively assumed to be located adjacent to the Project 
Site for construction emissions of NOx, CO, PM10, and PM2.5 for LST purposes. 

SOURCE: ESA, 2020. 

 

(ii) Operation 

The localized operational air quality analysis was conducted using the 

methodology prescribed in SCAQMD’s Localized Significance Threshold 

Methodology including using the screening criteria to determine the localized 
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operational emissions numerical indicators of significance for the Project. The 

same assumptions, including compliance with the Title 24 Building Energy 

Efficiency Standards, CALGreen Code, and City of Los Angeles Green Building 

Code. The maximum daily localized emissions and the localized significance 

thresholds are presented in Table IV.A-9. 

TABLE IV.A-9 
ESTIMATED NET MAXIMUM LOCALIZED OPERATIONAL EMISSIONS FOR EXISTING 

SENSITIVE RECEPTORS (POUNDS PER DAY) 

Source NOx CO PM10 PM2.5 

Existing 

Area (Coating, Consumer Products, Landscaping) <1 <1 <1 <1 

Energy (Natural Gas) <1 <1 <1 <1 

Total Existing 1 1 <1 <1 

Project 

Area (Coating, Consumer Products, Landscaping) <1 <1 <1 <1 

Energy  1 1 <1 <1 

Emergency Generator <1 2 <1 <1 

Charbroiler <1 <1 <1 <1 

Total Project 1 2 <1 <1 

Net Increase 

Area (Coating, Consumer Products, Landscaping) <1 <1 <1 <1 

Energy <1 <1 <1 <1 

Emergency Generator <1 2 <1 <1 

Charbroiler <1 <1 <1 <1 

Net Project Localized (On-Site) Emissions 1 2 <1 <1 

SCAQMD Screening Significance Thresholds b 77 422 1 1 

Exceeds Screening Significance Thresholds? No No No No 

a Totals may not add up exactly due to rounding in the modeling calculations. Detailed emissions 
calculations are provided in Appendix B of this Draft EIR. 

b The SCAQMD LSTs are based on Source Receptor Area 2 (Northwest Coastal Los Angeles County) for 
a 0.76-acre site with sensitive receptors conservatively assumed to be located adjacent to the Project 
Site for operational emissions of NOx, CO, PM10, and PM2.5 for LST purposes. 

SOURCE: ESA, 2020. 

 

As shown in Table IV.A-9, the Project’s maximum localized operational emissions 

would be below the localized significance thresholds. As the Project’s maximum 

localized operational emissions would not exceed the localized thresholds 
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for NOx, CO, PM10, or PM2.5, operational emissions impacts to sensitive 

receptors would be less than significant. 

(b) Carbon Monoxide Hotspots 

The potential for the Project to cause or contribute to CO hotspots was evaluated 

by comparing Project intersections (both intersection geometry and traffic 

volumes) with prior studies conducted by SCAQMD in support of their AQMPs and 

considering existing background CO concentrations. As discussed below, this 

comparison demonstrates that the Project would not cause or contribute 

considerably to the formation of CO hotspots, that CO concentrations at Project-

impacted intersections would remain well below the threshold one-hour and eight-

hour ambient air quality standards (CAAQS) of 20 or 9.0 ppm, respectively, within 

one-quarter mile of a sensitive receptor, and that no further CO analysis is 

warranted or required. 

As shown previously in Table IV.A-3, CO levels in the Project Site area are 

substantially below the federal and the State standards. Maximum CO levels in 

recent years were 2.2 ppm (one-hour average) and 1.3 ppm (eight-hour average) 

as compared to the criteria of 20 ppm (CAAQS one-hour average) or 35 ppm 

(NAAQS one-hour average) and 9.0 ppm (CAAQS and NAAQS eight-hour 

average). No exceedances of the CO standards have been recorded at monitoring 

stations in the Air Basin for some time, and the Air Basin is currently designated 

as a CO attainment area for both the CAAQS and the NAAQS.91 

SCAQMD conducted CO modeling for the 2003 AQMP for the four worst-case 

intersections in the Air Basin, including: (a) Wilshire Boulevard and Veteran 

Avenue; (b) Sunset Boulevard and Highland Avenue; (c) La Cienega Boulevard 

and Century Boulevard; and (d) Long Beach Boulevard and Imperial Highway. In 

the 2003 AQMP CO attainment demonstration, SCAQMD notes that the 

intersection of Wilshire Boulevard and Veteran Avenue is the most congested 

intersection in Los Angeles County, with an average daily traffic volume of about 

100,000 vehicles per day.92 Relevant information from the 2003 AQMP CO 

attainment demonstration relied upon in this assessment is provided in Appendix B 

of this Draft EIR. This intersection is located near the on- and off-ramps to 

Interstate 405 in West Los Angeles. The evidence provided in Table 4-10 of 

Appendix V of the 2003 AQMP shows that the peak modeled CO concentration 

due to vehicle emissions (i.e., excluding background concentrations) at these four 

                                            
91 SCAQMD, 2012 Air Quality Management Plan, February 2013, page 2-22.  
92 SCAQMD, 2003 Air Quality Management Plan, Appendix V: Modeling and Attainment 

Demonstrations, August 2003, page V-4-24. 
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intersections was 4.6 ppm (one-hour average) and 3.2 ppm (eight-hour average) 

at Wilshire Boulevard and Veteran Avenue.93 

Based on the Project’s Transportation Assessment, under Future plus Project, the 

intersection of La Cienega Boulevard and Wilshire Boulevard would have a 

maximum traffic volume of approximately 60,200 ADT.94,95 As a result, CO 

concentrations from the Project’s maximum traffic volume at the intersection 

identified above plus the measured background level in the Project Site area are 

expected to be approximately 5.0 ppm (one-hour average) and 3.2 ppm (eight-

hour average), which would not exceed the numerical thresholds of significance. 

Total traffic volumes at the maximally impacted intersection would likely have to 

five times higher to cause or contribute to a CO hotspot impact, given that vehicles 

operating today have reduced CO emissions as compared to vehicles operating in 

year 2003 when SCAQMD conducted the AQMP attainment demonstration 

modeling.96 This comparison demonstrates that the Project would not contribute 

to the formation of CO hotspots and that no further CO analysis is required. 

Therefore, as the Project would not contribute to the formation of CO 

hotspots, the Project would result in less-than-significant impacts with 

respect to CO hotspots. 

(c) Toxic Air Contaminant Emissions 

(i) Construction 

Temporary TAC emissions associated with DPM emissions from heavy 

construction equipment would occur during the construction phase of the Project. 

According to the 2003 OEHHA guidance manual, health effects from TACs for 

sensitive residential receptors are described in terms of individual cancer risk 

based on a lifetime (i.e., 70-year) resident exposure duration. Given the temporary 

and short-term construction schedule (approximately 34 months), the Project 

would not result in a long-term (i.e., lifetime or 70-year) exposure as a result of 

Project construction. 

As discussed above under Threshold (a), the Project would be consistent with the 

applicable 2016 AQMP requirements for control strategies intended to reduce 

emissions from construction equipment and activities. The Project would comply 

with the CARB Air Toxics Control Measure that limits diesel powered equipment 

                                            
93 The eight-hour average is based on a 0.7 persistence factor, as recommended by SCAQMD. 
94 Gibson Transportation Consulting, Inc., Transportation Assessment for the 656 San Vicente 

Medical Office Project, November 2020. 
95 The traffic volume of approximately 40,110 was estimated based on the peak hour intersection 

volumes under future with Project conditions and the general assumption that peak hour trips 
represent approximately 10 percent of daily trip volumes (the Federal Highway Administration 
considers 10 percent to be a standard assumption; see http://www.fhwa.dot.gov/
planning/tmip/publications/other_reports/tod_modeling_procedures/ch02.cfm). 

96 SCAQMD, 2003 Air Quality Management Plan, Chapter 6 Clean Air Act Requirements, August 
2003. 
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and vehicle idling to no more than five minutes at a location, and the CARB In-Use 

Off-Road Diesel Vehicle Regulation; compliance with these would minimize 

emissions of TACs during construction. The Project would also comply with the 

requirements of SCAQMD Rule 403 for controlling fugitive dust and Rule 1113 for 

controlling VOC emissions from architectural coatings. Furthermore, the Project 

would comply with fleet rules to reduce on-road truck emissions (i.e., 13 CCR, 

Section 2025 (CARB Truck and Bus regulation)).  

Based on the above analysis, impacts related to TAC emissions during 

construction would be less than significant. In addition, with incorporation of 

Mitigation Measure AIR-MM-1, as required to reduce localized emission impacts 

during construction as described in the analysis above, the Project would be 

required to utilize off-road diesel-powered construction equipment that meets or 

exceeds the most stringent and environmentally protective CARB and USEPA Tier 

4 off-road emissions standards and/or incorporate alternative fuel vehicles into its 

construction fleet. This would substantially reduce TAC emissions, in the form of 

DPM emissions, from construction equipment. The Tier 4 standards reduce DPM 

emissions by approximately 81 to 96 percent as compared to equipment that meet 

the Tier 2 off-road emissions standards, depending on the specific horsepower 

rating of each piece of equipment.97 Implementing alternative fuel vehicles, such 

as electric or CNG, remove all DPM emissions associated with those vehicles. 

Therefore, Project construction activities would not expose sensitive 

receptors to substantial toxic air contaminant concentrations and thus result 

in less than significant impacts. These effects would be further reduced with 

implementation of Mitigation Measure AIR-MM-1. 

(ii) Operation 

Project operations would generate only minor amounts of diesel emissions from 

mobile sources, such as delivery trucks and occasional maintenance activities. 

Trucks are required to comply with applicable provisions of the CARB Truck and 

Bus regulation to minimize and reduce PM and NOx emissions from existing diesel 

trucks. Therefore, the Project operations would not be considered a substantial 

source of diesel particulates. 

In addition, Project operations would only result in minimal emissions of air toxics 

from maintenance or other ongoing activities, such as from the use of architectural 

coatings and other products. Area sources that would generate TAC emissions 

include charbroiling activities associated with the restaurant uses and consumer 

products associated with re-applying architectural coatings and cleaning building 

surfaces. Charbroiling has the potential to generate small amounts of chemicals 

that are known or suspected by the State of California to cause human health 

impacts. However, restaurants in the Air Basin incorporating charbroiling would be 

                                            
97  CAPCOA, CalEEMod User's Guide For CalEEMod Version 2016.3.2, Appendix D, September 

2016, page D-77. 
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required to comply with SCAQMD Rule 1138 (Control of Emissions from 

Restaurant Operations), which requires the installation of emissions controls on 

charbroilers. The emissions controls would reduce the already small amounts of 

TAC emissions associated with charbroiling, such that charbroiling would not 

cause or contribute to adverse health impacts at nearby sensitive receptors. It is 

anticipated that one emergency generator would be implemented onsite, which 

would be required to comply with SCAQMD’s Rule 1470 (Requirements for 

Stationary Diesel-Fueled Internal Combustion and Other Compression Ignition 

Engines). The purpose of Rule 1470 is to control and limit emissions of TACs from 

emergency generators and similar equipment. In accordance with Rule 1470, 

emissions from maintenance and testing would not occur daily, but rather 

periodically, up to 50 hours per year. Furthermore, the emergency generator would 

be certified to the most stringent CARB and USEPA Tier 4 emissions standards, 

and emissions minimized to the lowest technically feasible level for equipment of 

this size and type. Compliance with Rule 1470 and the Tier 4 standards would 

ensure the TAC emissions from the emergency generator installed onsite would 

not cause or contribute to adverse health impacts at nearby sensitive receptors. 

With respect to the use of consumer products and architectural coatings, the 

medical office and retail/restaurant uses associated with the Project would be 

expected to generate minimal emissions from these sources. The Project’s land 

uses would not include installation of industrial-sized paint booths or require 

extensive use of commercial or household cleaning products. As a result, toxic or 

carcinogenic air pollutants are not expected to occur in any substantial amounts in 

conjunction with operation of the proposed land uses within the Project Site. Based 

on the uses expected on the Project Site, potential long-term operational impacts 

associated with the release of TACs would be minimal, regulated, and controlled, 

and would not be expected to exceed the SCAQMD significance threshold. 

Therefore, as operation of the Project would not expose sensitive receptors 

to substantial TAC concentrations, operational impacts would be less than 

significant. 

(2) Mitigation Measures 

(a) Construction 

Impacts regarding CO Hot Spot and TAC construction emissions would be less 

than significant. Therefore, no mitigation measures are required. 

Without mitigation, construction impacts could result in significant impacts related 

to localized construction emissions of PM2.5. The following mitigation measure 

would reduce these impact(s) to a less than significant level.  

 AIR-MM-1: The Applicant will implement the following construction equipment 
features for equipment operating at the Project Site. These features will be 
included in applicable bid documents, and successful contractor(s) must 



IV.A Air Quality 

656 South San Vicente Medical Office Project City of Los Angeles 
Draft Environmental Impact Report June 2021 

IV.A-63 

demonstrate the ability to supply such equipment. Construction features will 
include the following: 

– For off-road diesel-powered construction equipment rated greater than 
50 horsepower: the equipment shall meet or exceed the CARB and USEPA 
Tier 4 off-road emissions standards or greater during Project construction 
or shall be fitted with an emissions control device that achieves diesel 
emissions reductions that are no less than what could be achieved by an 
EPA Tier 4 Final engine. 

– The Project Applicant shall implement the use of alternatively fueled 
equipment to the extent feasible for equipment greater than 50 horsepower. 
Equipment less than 50 horsepower shall be electric plug-in, solar-powered, 
or alternative fueled (i.e., non-diesel). Pole power shall be made available 
for use of electric tools, equipment, lighting, etc. These requirements shall 
be included in applicable bid documents and successful contractor(s) must 
demonstrate the ability to supply such equipment. 

– Alternative-fueled generators will be used when commercial models that have 
the power supply requirements to meet the construction needs of the Project 
are commercially available from local suppliers/vendors, and on-site electrical 
power is not available. The determination of the commercial availability of 
such equipment will be made by the City prior to the issuance of grading or 
building permits based on Applicant-provided evidence of the availability or 
unavailability of alternative-fueled generators and/or evidence obtained by the 
City from expert sources such as construction contractors in the region. 

– A copy of each unit’s certified tier specification or model year specification 
and CARB or SCAQMD operating permit (if applicable) shall be available 
upon request at the time of mobilization of each applicable unit of 
equipment. Equipment shall be properly serviced and maintained in 
accordance with the manufacturer’s recommendations. Construction 
contractors shall also ensure that all nonessential idling of construction 
equipment is restricted to five minutes or less in compliance with California 
Air Resources Board’s Rule 2449. 

(b) Operations 

Impacts regarding the exposure of substantial pollutant concentrations on 

sensitive receptors during operation would be less than significant. Therefore, no 

mitigation measures are required. 

(3) Level of Significance after Mitigation 

(a) Construction 

With the exception of localized construction emissions of PM2.5, impacts regarding 

CO Hot Spot and TAC construction emissions would be less than significant 

without mitigation. Therefore, no mitigation measures were required or included, 

and the impact level remains less than significant. 
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With implementation of Mitigation Measure AIR-MM-1, localized construction 

emissions would be reduced to below the significance thresholds, as shown in 

Table IV.A-10. Impacts would be mitigated to less than significant. 

TABLE IV.A-10 
ESTIMATED MAXIMUM LOCALIZED CONSTRUCTION EMISSIONS (POUNDS PER DAY) 

Source NOx CO PM10a PM2.5a 

ON-SITE CONSTRUCTION ACTIVITIES 

2021 

Demolition 4 30 <1 <1 

Site Preparation 2 11 <1 <1 

Grading 4 29 <1 <1 

Drainage/Utilities/Sub-grade 2 17 <1 <1 

Building Construction 4 37 <1 <1 

Foundations 3 9 <1 <1 

2022 

Building Construction 4 37 <1 <1 

2023 

Building Construction 4 37 <1 <1 

Architectural Coating <1 2 <1 <1 

Paving 1 20 <1 <1 

OVERLAPPING PHASES 

2021 

Building Construction/Foundations 7 46 <1 <1 

2023 

Building Construction/Architectural Coating/Paving 5 59 <1 <1 

Maximum Localized (On-Site) Emissions 7 59 <1 <1 

SCAQMD Screening Significance Thresholdsb 77 422 3 2 

Exceed Screening Significance Thresholds? No No No No 

Totals may not add up exactly due to rounding in the modeling calculations. Detailed emissions 
calculations are provided in Appendix B of this Draft EIR. The derivations of the localized significance 
thresholds are also provided in Appendix B of this Draft EIR. 
a Emissions include fugitive dust control measures consistent with SCAQMD Rule 403. 
b The SCAQMD LSTs are based on Source Receptor Area 2 (Northwest Coastal Los Angeles County) for 

a 0.75-acre site with sensitive receptors conservatively assumed to be located adjacent to the Project 
Site for construction emissions of NOx, CO, PM10, and PM2.5 for LST purposes. 

SOURCE: ESA, 2020. 

 



IV.A Air Quality 

656 South San Vicente Medical Office Project City of Los Angeles 
Draft Environmental Impact Report June 2021 

IV.A-65 

(b) Operations 

Impacts regarding the exposure of substantial pollutant concentrations on 

sensitive receptors during operations were determined to be less than significant 

without mitigation. Therefore, no mitigation measures were required or included, 

and the impact level remains less than significant. 

Threshold (d):  Would the Project result in other emissions (such as 
those leading to odors) adversely affecting a 
substantial number of people? 

As discussed in Chapter VI, Other CEQA Considerations, and in the Initial 

Study, in Appendix A of this Draft EIR, activities and materials associated with 

Project construction would be typical of construction projects of similar type and 

size. In addition, odors associated with Project operation would be limited to those 

associated with on-site waste generation and disposal (e.g., trash cans, 

dumpsters); waste would be regularly collected and any potential odors from on-

site waste disposal would not affect surrounding land uses as the waste collection 

area would be completely enclosed and would shield the surrounding sensitive 

receptors from any noise from loading/unloading and refuse operations. In 

addition, shown in Table IV.A-7 through Table IV.A-10, construction and 

operational emissions would not exceed the SCAQMD regional or localized 

significance thresholds for attainment, maintenance, or unclassifiable criteria air 

pollutants (i.e., CO and SO2). As such, the Project would not result in other 

emissions (such as those leading to odors) affecting a substantial number of 

people. Therefore, impacts would be less than significant. 

e) Cumulative Impacts 

Based on the established methodology to analyze cumulative impacts, Project-

level impacts are considered when determining cumulative impacts, as detailed 

below. 

(1) Impact Analysis 

The City has identified a number of related projects located in the Project Site area 

that have not yet been built or that are currently under construction. The nearest 

related projects in the City of Los Angeles are 6401-6419 Wilshire Boulevard 

(approximately 750 feet from the Project Site), which began construction in 2019 

and is undergoing vertical building construction as of December 2020, and 488 

South San Vicente Boulevard (approximately 1,600 feet from the Project Site), 

which has been approved but is not yet under construction as of December 2020.98 

The nearest related project in the City of Beverly Hills is 55 North La Cienega 

                                            
98  City of Los Angeles, 488 S San Vicente Blvd, ENV-2016-2204-CE, Notice of Exemption, Filed 

March 21, 2018. 
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Boulevard (approximately 1,350 feet from the Project Site), which has not yet been 

approved and environmental documentation pursuant to CEQA has not yet been 

filed as of December 2020.99 In addition, there is one infrastructure project, the 

Metro Purple Line Extension (approximately 150 feet from the Project Site).100 

The SCAQMD has not adopted guidance that recommends aggregating emissions 

from multiple projects and has not adopted numerical significance thresholds 

applicable to aggregated emissions from multiple projects. Therefore, such 

quantifications do not provide meaningful information related to their adopted 

thresholds. Rather, the SCAQMD recommends using two methodologies to 

assess the cumulative impact of air quality emissions: (1) project-specific air quality 

impacts be used to determine a project’s potential cumulative impacts to regional 

air quality; or (2) that a project’s consistency with the current AQMP be used to 

determine its potential cumulative impacts.101 

As stated in the 2006 L.A. CEQA Thresholds Guide, the “City of Los Angeles has 

not adopted specific Citywide significance thresholds for air quality impacts. 

However, because of the SCAQMD’s regulatory role in the Air Basin, the 2006 L.A. 

CEQA Thresholds Guide references the screening criteria, significance thresholds 

and analysis methodologies in the CEQA Air Quality Handbook to assist in 

evaluating projects proposed within the City.”102 The SCAQMD CEQA Air Quality 

Handbook states that the “Handbook is intended to provide local governments, 

project proponents, and consultants who prepare environmental documents with 

guidance for analyzing and mitigating air quality impacts of projects.”103 The 

SCAQMD CEQA Air Quality Handbook also states that “[f]rom an air quality 

perspective, the impact of a project is determined by examining the types and 

levels of emissions generated by the project and its impact on factors that affect 

air quality. As such, projects should be evaluated in terms of air pollution 

thresholds established by the District.”104 The SCAQMD has also provided 

                                            
99  City of Beverly Hills, Current Development Activity Projects List (Planning Commission/City 

Council), 55 N La Cienega Blvd. (Stinking Rose site), December 2, 2020. 
100  Los Angeles County Metropolitan Transportation Authority (Metro), Westside Subway 

Extension, Final Environmental Impact Statement/Environmental Impact Report, March 2012. 
101 SCAQMD, Potential Control Strategies to Address Cumulative Impacts from Air Pollution 

White Paper, Appendix D, 1993, page D-3 (“As Lead Agency, the AQMD uses the same 
significance thresholds for project specific and cumulative impacts for all environmental topics 
analyzed in an Environmental Assessment or EIR… Projects that exceed the Project-specific 
significance thresholds are considered by the SCAQMD to be cumulatively considerable. This 
is the reason project-specific and cumulative significance thresholds are the same. 
Conversely, projects that do not exceed the project-specific thresholds are generally not 
considered to be cumulatively significant.”). 

102 City of Los Angeles, 2006 L.A. CEQA Thresholds Guide, 2006, page B-1. 
103 SCAQMD, CEQA Air Quality Handbook, April 1993, page iii. 
104 SCAQMD, CEQA Air Quality Handbook, April 1993, page 6-1. 

http://www.aqmd.gov/docs/default-source/Agendas/Environmental-Justice/cumulative-impacts-working-group/cumulative-impacts-white-paper.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/Agendas/Environmental-Justice/cumulative-impacts-working-group/cumulative-impacts-white-paper.pdf?sfvrsn=2
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guidance on an acceptable approach to addressing the cumulative impacts issue 

for air quality as discussed below:105 

“As Lead Agency, the AQMD uses the same significance thresholds 
for project specific and cumulative impacts for all environmental 
topics analyzed in an Environmental Assessment or EIR… Projects 
that exceed the Project-specific significance thresholds are 
considered by the SCAQMD to be cumulatively considerable. This is 
the reason project-specific and cumulative significance thresholds 
are the same. Conversely, projects that do not exceed the project-
specific thresholds are generally not considered to be cumulatively 
significant.” 

The City has determined to rely on thresholds established by the SCAQMD (refer 

to CEQA Guidelines Section 15064.7) to assess the Project’s cumulative impacts. 

While it may be possible to add emissions from the list of related projects with the 

Project, it would not provide meaningful data for evaluating cumulative impacts 

under CEQA because neither the City nor the SCAQMD have established 

numerical thresholds applicable to the summation of multiple project emissions for 

comparison purposes. Additionally, regional emissions from a project have the 

potential to affect the Air Basin as a whole, and, unlike other environmental issues 

areas, such as aesthetics or noise, it is not possible to establish a geographical 

radius from a specific project site where potential cumulative impacts from regional 

emissions would be limited. Meteorological factors, such as wind, can disperse 

pollutants, often times tens of miles downwind from a project site. Therefore, 

consistent with accepted and established SCAQMD cumulative impact evaluation 

methodologies, the potential for the Project to result in cumulative impacts from 

regional emissions is assessed based on the SCAQMD thresholds. 

(a) Project-Specific Impacts 

For construction, as shown previously in Table IV.A-6, regional construction 

emissions would not exceed regional significance thresholds. However, localized 

PM2.5 emissions would exceed the SCAQMD threshold. As discussed under 

Threshold (c), TAC emissions would not result in significant impacts to sensitive 

receptors with implementation of Mitigation Measure AIR-MM-1. Therefore, the 

Project’s contribution to cumulative impacts related to regional and TAC 

construction emissions would not be cumulatively considerable. However, 

cumulative impacts related to localized construction PM2.5 emissions would 

be potentially significant.  

For operations, as shown previously in Table IV.A-7 and Table IV.A-9, the 

Project’s regional and localized emissions would not result in an exceedance of 

regional and localized significance thresholds, respectively. Therefore, the 

                                            
105 SCAQMD, White Paper on Potential Control Strategies to Address Cumulative Impacts from 

Air Pollution, Appendix D. 
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Project’s contribution to cumulative impacts related to regional, localized, 

and TAC operational emissions would not be cumulatively considerable. 

Therefore, cumulative impacts would be less than significant. 

(b) Consistency with Air Quality Management Plan 

SCAQMD recommends assessing a project’s cumulative impacts based on 

whether the project is consistent with the current AQMP. CEQA Guidelines 

Section 15064(h)(3) provides guidance in determining the significance of 

cumulative impacts. Specifically, Section 15064(h)(3) states in part that: 

“A lead agency may determine that a project’s incremental 
contribution to a cumulative effect is not cumulatively considerable if 
the project will comply with the requirements in a previously approved 
plan or mitigation program which provides specific requirements that 
will avoid or substantially lessen the cumulative problem (e.g., water 
quality control plan, air quality plan, integrated waste management 
plan) within the geographic area in which the project is located. Such 
plans or programs must be specified in law or adopted by the public 
agency with jurisdiction over the affected resources through a public 
review process to implement, interpret, or make specific the law 
enforced or administered by the public agency …” 

For purposes of the cumulative air quality analysis with respect to CEQA 

Guidelines Section 15064(h)(3), the Project’s cumulative air quality impacts are 

determined not to be significant based on its consistency with the SCAQMD’s 

adopted 2016 AQMP, as discussed above under Threshold (a). As is also 

discussed above, the Project’s increase in population, housing, and employment 

would also be consistent with the 2016–2040 RTP/SCS growth projections, upon 

which the 2016 AQMP is based. Related projects would also be required to assess 

consistency with 2016 AQMP transportation control strategies, as well as with 

population, housing, and employment growth projections in the 2016–2040 

RTP/SCS and provide mitigation measures if significant impacts are identified. As 

such, the Project would be consistent with and would not conflict with or 

obstruct implementation of the 2016 AQMP and the Project’s contribution to 

cumulative impacts with respect to AQMP consistency would not be 

cumulatively considerable. Therefore, cumulative impacts would be less 

than significant. 

(2) Mitigation Measures 

(a) Construction  

Cumulative impacts regarding regional emissions, CO Hot Spot, and TAC 

construction emissions would be less than significant. Therefore, no mitigation 

measures are required. 
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Refer to Mitigation Measure AIR-MM-1 to reduce cumulative localized PM2.5 

emissions. No additional mitigation measures are required. 

(b) Operations 

Cumulative impacts regarding operational air quality emissions were determined 

to be less than significant without mitigation. Therefore, no mitigation measures 

are required. 

(3) Level of Significance after Mitigation 

(a) Construction 

Cumulative impacts regarding regional emissions, CO Hot Spot, and TAC 

construction emissions were determined to be less than significant without 

mitigation. Therefore, no mitigation measures were required or included, and the 

impact level remains less than significant. 

Implementation of Mitigation Measure AIR-MM-1 would significantly reduce 

localized PM2.5 emissions associated with construction phasing. As shown in 

Table IV.A-10, emissions of localized PM2.5 are reduced to less than one pound 

per day, which is below the threshold of two pounds per day. Cumulative air quality 

impacts would be less than significant with mitigation. When considered together 

with related projects, air quality impacts would not result in a cumulatively 

considerable impact after mitigation. 

(b) Operations 

Cumulative impacts regarding operational air quality emissions were determined 

to be less than significant.  Therefore, no mitigation measures were required or 

included, and the impact level remains less than significant. 
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